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EXECUTIVE SUMMARY
CONDITIONAL USE AUTHORIZATION & STATE DENSITY BONUS
PROJECT FINDINGS

HEARING DATE: SEPTEMBER 30, 2021

Record No.: 2019-014461CUA

Project Address: 1324-1326 Powell Street

Zoning: Chinatown Residential-Neighborhood Commercial (CRNC)
65-N Height and Bulk District

Block/Lot: 0160/014A

Project Sponsor:  Cory Creath
1000 Brannan Street

San Francisco, CA 94103
Property Owner: Mahmoud Larizadeh Living Trust
243 Diamond Street
San Francisco, CA 94114
Staff Contact: Charles Enchill - (628) 652-7551
Charles.Enchill@sfgov.org

Recommendation: Approval with Conditions

Project Description

The Project would demolish the existing two-story 5,650 square foot commercial building (restaurant and office
uses) and construct an eight-story, 84-ft 5-in tall, mixed-use building (approximately 27,160 gross square feet) with
3,400 square feet of commercial space at the ground floor, 24 dwelling units, and 24 Class 1 bicycle spaces and 3
Class 2 bicycle spaces. The Project includes 627 square feet of common open space via roof deck and 656 square
feet of private open space through the use of balconies and a deck The Project is providing three dwelling units at
50% of AMI to garner a 42.5% density bonus (7 bonus units).

Pursuant to California Government Code Section 65400, and 65915-65918, the Project Sponsor has elected to use
the State Density Bonus Law and has requested four waivers from the Planning Code volumetric requirements for:

PXMEE Para informacién en Espafiol llamar al Para sa impormasyon sa Tagalog tumawagsa  628.652.7550



Executive Summary RECORD NO. 2019-014461CUA
Hearing Date: September 30, 2021 1324-1326 Powell Street

Site Coverage (Planning Code Section 134.1), Dwelling Unit Exposure (Planning Code Section 140), Height
(Planning Code Section 260), and Bulk (Planning Code Section 270).

Required Commission Action

In order for the Project to proceed, the Commission must grant a Conditional Use Authorization, pursuant to
Planning Code Sections 254, 303, and 812 to allow the construction of a building that exceeds 35 feet in height
within the CRNC (Chinatown Residential Neighborhood Commercial) Zoning District and 65-N Height and Bulk
District.

Additionally, the Commission must make findings related to requested waivers from development standards in
the Planning Code for Site Coverage (134.1), Dwelling Unit Exposure (140), Maximum Building Height (260), and
Bulk Limits (270), pursuant to the State Density Bonus Law.

Issues and Other Considerations

e Public Comment & Outreach: Prior to submittal of the listed Conditional Use Authorization Application, the
Project Sponsors conducted a Pre-Application Meeting on October 22, 2019 at the site. No members of the
public attended. On October 1, 2020, the owner sent a letter to the groups and individuals registered as
Neighborhood Organizations with the Department. On January 5, 2021, the Department received one letter in
opposition to the Project from the Chinatown Community Development Center (CCDC). The letter expressed
concerns about language accessibility for the January 7, 2021, public hearing notices as well as concerns over
the loss of multiple banquet halls (restaurant use) in Chinatown, which provide space to host holiday events,
birthdays, and weddings. At the request of staff, the project was continued to March 11, 202,1 to allow for
project revisions and further public outreach. At the March 11,2021 hearing, the project was continued without
discussion to indefinite date.

To date, the Project has been revised to meet the Dwelling Unit Mix requirements (207.7). Furthermore, the
Project Sponsor elected to increase the scope to include State Density Bonus under California Government
Code Sections 65400, and 65915-65918.

On, August 17,2021, the Project Sponsor team hosted a community meeting at the subject property to discuss
the revised project. Notices for the meeting were mailed in both English and Chinese with 13 community
members in attendance. Issues raised included but were not limited to: lack of parking and increased project
height.

On September 17, 2021, the Project Sponsor team met with neighborhood organization CCDC to discuss the
project. Both parties remain in conversation at the time of this report.

San Francisco



Executive Summary RECORD NO. 2019-014461CUA
Hearing Date: September 30, 2021 1324-1326 Powell Street

e Affordable Housing: The Environmental Evaluation Application was accepted on March 5, 2021; therefore,
pursuant to Planning Code Section 415.3, the Inclusionary Affordable Housing Program requirements for the
On-Site Affordable Housing Alternative is to provide a minimum of 14% of the total base project (or 2 units)
as affordable. The Sponsor may use their on-site inclusionary units to qualify for a density bonus under the
State Density Bonus Law.

e State Density Bonus Law: The Project is invoking the California State Density Bonus (California Government
Code Sections 65400 and 65915-65918, as amended under AB-2345) to increase the development capacity
of the site. As such, the Project is required to provide on-site below market rate units, pursuant to Planning
Code Section 415, for the ‘base’ project (portion of the development permissible under existing zoning), and
can elect to do on-site below market rate units or pay fees for units and floor area gained by the density
bonus. Per the submitted Inclusionary Housing Affidavit, the Project Sponsor is providing 3 below market
rate dwelling units on-site. The inclusion of at least 13% of the 17 base density units at 50% AMI allows for a
density bonus of 42.5%, or 7 units for a total of 24 units.

Environmental Review

On September 13, 2021, the Project was determined to be exempt from the California Environmental Quality Act
(“CEQA”) as a Class 32 Categorical Exemption under CEQA as described in the determination contained in the
Planning Department Files

Basis for Recommendation

The Department finds that the Project is, on balance, consistent with the Chinatown Area Plan and the Objectives
and Policies of the General Plan. The Project would provide 24 new rental units in Chinatown, including three
onsite affordable units. While the Project would demolish a restaurant and office, a commercial use regulated by
the applicable zoning district has been proposed. The Department also finds the project to be necessary,
desirable, and compatible with the surrounding neighborhood, and not to be detrimental to persons or adjacent
properties in the vicinity.

Attachments:

Draft Motion — Conditional Use Authorization with Conditions of Approval
Exhibit B - Plans and Renderings

Exhibit C - Environmental Determination

Exhibit D - Land Use Data

Exhibit E — Maps and Context Photos

Exhibit F - Project Sponsor Brief

Exhibit G - Inclusionary Affordable Housing Affidavit

Exhibit H - Anti-Discriminatory Housing Affidavit

Exhibit | - First Source Hiring Affidavit
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CEQA Exemption Determination
PROPERTY INFORMATION/PROJECT DESCRIPTION

Project Address Block/Lot(s)
1324-1326 POWELL ST 0160014A
Case No. Permit No.

2019-014461ENV

I:l Addition/ . Demolition (requires HRE for - New
Alteration Category B Building) Construction

Project description for Planning Department approval.

Project revised 3/5/2021: The project site is currently developed with a two-story, 5,650 square foot commercial
building. The site is bound by a courtyard and 12-story residential building to the east, a two-story residence to the
south, Powell Street to the west, and Fisher Alley to the north. San Francisco Fire Department Station No. 2 is
located directly across the project site on the opposite side of Fisher Alley. The proposed project would demolish
the existing building on-site and construct a new 8-story (84-ft 5-in tall) mixed-use building with approximately
3,400 square feet of ground-floor commercial space and 18,300 square feet of residential. Project relies on the
State Density Bonus to achieve an additional seven units over the 17-unit base density for a total of 24 dwelling
units and elects four waivers from the Planning Code for site coverage, dwelling unit exposure, height, and bulk.
The 24 dwelling units would be comprised of 11 studios, 7 one-bedroom units, 4 two-bedroom units, and 2
three-bedroom units. The proposed project would also include a basement level with 24 class 1 bicycle parking
spaces, a laundry room, a storage room, and utility space. No vehicular parking is proposed. The rooftop level
would contain 627 square feet of common open space. Interior facing dwelling units would also have a private
FULL PROJECT DESCRIPTION ATTACHED

STEP 1: EXEMPTION TYPE

The project has been determined to be exempt under the California Environmental Quality Act (CEQA).

|:| Class 1 - Existing Facilities. Interior and exterior alterations; additions under 10,000 sq. ft.

|:| Class 3 - New Construction. Up to three new single-family residences or six dwelling units in one building;
commercial/office structures; utility extensions; change of use under 10,000 sq. ft. if principally permitted or
with a CU.

- Class 32 - In-Fill Development. New Construction of seven or more units or additions greater than 10,000
sq. ft. and meets the conditions described below:

(a) The project is consistent with the applicable general plan designation and all applicable general plan
policies as well as with applicable zoning designation and regulations.

(b) The proposed development occurs within city limits on a project site of no more than 5 acres
substantially surrounded by urban uses.

(c) The project site has no value as habitat for endangered rare or threatened species.

(d) Approval of the project would not result in any significant effects relating to traffic, noise, air quality, or
water quality.

(e) The site can be adequately served by all required utilities and public services.

D Other

|:| Common Sense Exemption (CEQA Guidelines section 15061(b)(3)). It can be seen with certainty that
there is no possibility of a significant effect on the environment.




STEP 2: ENVIRONMENTAL SCREENING ASSESSMENT
TO BE COMPLETED BY PROJECT PLANNER

Air Quality: Would the project add new sensitive receptors (specifically, schools, day care facilities,
hospitals, residential dwellings, and senior-care facilities within an Air Pollution Exposure Zone? Does the
project have the potential to emit substantial pollutant concentrations (e.g. use of diesel construction
equipment, backup diesel generators, heavy industry, diesel trucks, etc.)? (refer to the Environmental

Hazardous Materials: |:| Maher or |:| Cortese

Is the project site located within the Maher area or on a site containing potential subsurface soil or
groundwater contamination and would it involve ground disturbance of at least 50 cubic yards or a change of
use from an industrial use to a residential or institutional use? Is the project site located on a Cortese site or
would the project involve work on a site with an existing or former gas station, parking lot, auto repair, dry
cleaners, or heavy manufacturing use, or a site with current or former underground storage tanks?

if Maher box is checked, note below whether the applicant has enrolled in or received a waiver from the San
Francisco Department of Public Health (DPH) Maher program, or if Environmental Planning staff has
determined that hazardous material effects would be less than significant.

Note that a categorical exemption shall not be issued for a project located on the Cortese List

Transportation: Does the project involve a child care facility or school with 30 or more students, or a
location 1,500 sq. ft. or greater? Does the project have the potential to adversely affect transit, pedestrian
and/or bicycle safety (hazards) or the adequacy of nearby transit, pedestrian and/or bicycle facilities?
Would the project involve the intensification of or a substantial increase in vehicle trips at the project site or
elsewhere in the region due to autonomous vehicle or for-hire vehicle fleet maintenance, operations or

Archeological Resources: Would the project result in soil disturbance/modification greater than two
(2) feet below grade in an archeological sensitive area or eight (8) feet in a non-archeological sensitive
area? If yes, archeology review is required.

Subdivision/Lot Line Adjustment: Does the project site involve a subdivision or lot line adjustment
on a lot with a slope average of 20% or more? (refer to the Environmental Information tab on
httns.//sfolanninaais.ora/PIM/) If box is checked. Environmental Plannina must issue the exemption.

Average Slope of Parcel = or > 25%, or site is in Edgehill Slope Protection Area or Northwest Mt.
Sutro Slope Protection Area: Does the project involve any of the following: (1) New building construction,
except one-story storage or utility occupancy, (2) horizontal additions, if the footprint area increases more
than 50%, or (3) horizontal and vertical additions increase more than 500 square feet of new projected roof
area? (refer to the Environmental Information tab on https.//sfplanninggis.org/PIM/) If box is checked, a

geotechnical report is likely required and Environmental Planning must issue the exemption.

Seismic Hazard: I:l Landslide or I:l Liquefaction Hazard Zone:

Does the project involve any of the following: (1) New building construction, except one-story storage or
utility occupancy, (2) horizontal additions, if the footprint area increases more than 50%, (3) horizontal and
vertical additions increase more than 500 square feet of new projected roof area, or (4) grading performed at
a site in the landslide hazard zone? (refer to the Environmental Information tab on https.//sfplanninggis.org/PIM/)

If box is checked, a geotechnical report is required and Environmental Planning must issue the exemption.

Comments and Planner Signature (optional): Ryan Shum
PLEASE SEE ATTACHED




STEP 3: PROPERTY STATUS - HISTORIC RESOURCE
TO BE COMPLETED BY PROJECT PLANNER

PROPERTY IS ONE OF THE FOLLOWING: (refer to Property Information Map)

O

Category A: Known Historical Resource. GO TO STEP 5.

[l

Category B: Potential Historical Resource (over 45 years of age). GO TO STEP 4.

Category C: Not a Historical Resource or Not Age Eligible (under 45 years of age). GO TO STEP 6.

STEP 4: PROPOSED WORK CHECKLIST
TO BE COMPLETED BY PROJECT PLANNER

Check all that apply to the project.

1. Change of use and new construction. Tenant improvements not included.

2. Regular maintenance or repair to correct or repair deterioration, decay, or damage to building.

3. Window replacement that meets the Department’'s Window Replacement Standards. Does not include
storefront window alterations.

4. Garage work. A new opening that meets the Guidelines for Adding Garages and Curb Cuts, and/or
replacement of a garage door in an existing opening that meets the Residential Design Guidelines.

5. Deck, terrace construction, or fences not visible from any immediately adjacent public right-of-way.

6. Mechanical equipment installation that is not visible from any immediately adjacent public
right-of-way.

O|0o|co|d(od

7. Dormer installation that meets the requirements for exemption from public notification under Zoning
Administrator Bulletin No. 3: Dormer Windows.

[l

8. Addition(s) that are not visible from any immediately adjacent public right-of-way for 150 feet in each
direction; does not extend vertically beyond the floor level of the top story of the structure or is only a
single story in height; does not have a footprint that is more than 50% larger than that of the original
hiiildina® and does not calise the removal of architectiiral sianificant roofina featires

Note:

Project Planner must check box below before proceeding.

[l

Project is not listed. GO TO STEP 5.

[

Project does not conform to the scopes of work. GO TO STEP 5.

O

Project involves four or more work descriptions. GO TO STEP 5.

[l

Project involves less than four work descriptions. GO TO STEP 6.

STEP 5: ADVANCED HISTORICAL REVIEW
TO BE COMPLETED BY PRESERVATION PLANNER

Check all that apply to the project.

O

1. Reclassification of property status. (Attach HRER Part |)

|:| Reclassify to Category A |:| Reclassify to Category C
a. Per HRER (No further historic review)

b. Other (specify):

2. Project involves a known historical resource (CEQA Category A) as determined by Step 3 and
conforms entirely to proposed work checklist in Step 4.

3. Interior alterations to publicly accessible spaces that do not remove, alter, or obscure character
defining features.

4. Window replacement of original/historic windows that are not “in-kind” but are consistent with
existing historic character.

o | gjd

5. Fagade/storefront alterations that do not remove, alter, or obscure character-defining features.




6. Raising the building in a manner that does not remove, alter, or obscure character-defining
features.

7. Restoration based upon documented evidence of a building’s historic condition, such as historic
photographs, plans, physical evidence, or similar buildings.

8. Work consistent with the Secretary of the Interior Standards for the Treatment of Historic Properties
(Analysis required):

9. Work compatible with a historic district (Analysis required):

[l

10. Work that would not materially impair a historic resource (Attach HRER Part II).

Note: If ANY box in STEP 5 above is checked, a Preservation Planner MUST sign below.

O

Project can proceed with exemption review. The project has been reviewed by the
Preservation Planner and can proceed with exemption review. GO TO STEP 6.

Comments (optional):

Preservation Planner Signature:

STEP 6: EXEMPTION DETERMINATION
TO BE COMPLETED BY PROJECT PLANNER

No further environmental review is required. The project is exempt under CEQA. There are no
unusual circumstances that would result in a reasonable possibility of a significant effect.

Project Approval Action: Signature:
Planning Commission Hearing Charles Enchill
09/13/2021

Supporting documents are available for review on the San Francisco Property Information Map, which can be accessed at
https://sfplanninggis.org/PIM/. Individual files can be viewed by clicking on the Planning Applications link, clicking the “More
Details” link under the project’s environmental record number (ENV) and then clicking on the “Related Documents” link.

Once signed or stamped and dated, this document constitutes an exemption pursuant to CEQA Guidelines and Chapter 31 of the
Administrative Code.

In accordance with Chapter 31 of the San Francisco Administrative Code, an appeal of an exemption determination to the Board
of Supervisors can only be filed within 30 days of the project receiving the approval action.




Full Project Description

Project revised 3/5/2021: The project site is currently developed with a two-story, 5,650 square foot commercial
building. The site is bound by a courtyard and 12-story residential building to the east, a two-story residence to
the south, Powell Street to the west, and Fisher Alley to the north. San Francisco Fire Department Station No. 2

is located directly across the project site on the opposite side of Fisher Alley. The proposed project would
demolish the existing building on-site and construct a new 8-story (84-ft 5-in tall) mixed-use building with
approximately 3,400 square feet of ground-floor commercial space and 18,300 square feet of residential. Project
relies on the State Density Bonus to achieve an additional seven units over the 17-unit base density for a total of
24 dwelling units and elects four waivers from the Planning Code for site coverage, dwelling unit exposure, height,
and bulk. The 24 dwelling units would be comprised of 11 studios, 7 one-bedroom units, 4 two-bedroom units, and
2 three-bedroom units. The proposed project would also include a basement level with 24 class 1 bicycle parking
spaces, a laundry room, a storage room, and utility space. No vehicular parking is proposed. The rooftop level
would contain 627 square feet of common open space. Interior facing dwelling units would also have a private
balcony or private open space. In addition, two new street trees and three new class 2 bicycle parking spaces
would be installed on the Powell Street frontage.

A Conditional Use is required for a structure over 35 feet in height per Planning Code Section 254.

Pursuant to Director’s Bulletin No. 2 for type 3, clean construction projects, the project sponsor has committed to
using Tier 4 engines on all diesel-fueled construction equipment.

Step 2: Environmental Screening Comments
Transportation: Based on the scope of the proposed project, a detailed transportation study is not required for the
project. No significant transportation impacts would occur.

Noise: The project would use typical construction equipment that would be regulated by Article 29 of the Police
Code (section 2907, Construction Equipment). No impact pile-driving or nighttime construction is required.
Construction vibration would not be anticipated to significantly affect adjacent buildings. The project would not
generate sufficient vehicle trips to noticeably increase ambient noise levels, and the project’s fixed noise sources,
such as heating, ventilation, and air conditioning systems, would be subject to noise limits in Article 29 of the
Police Code (section 2909, Noise Limits). No significant noise impacts would occur.

Air Quality: The project site is located in the Air Pollutant Exposure Zone. In accordance with Planning Director
Bulletin No. 2, the project has made a binding commitment to using clean construction equipment and will
prepare a Clean Construction Plan to be approved by the Planning Director prior to construction commencement.

Additional Study - Hazardous Materials: In accordance with Health Code Article 22A, also known as the Maher
Ordinance, the project has enrolled in the Department of Public Health's Maher Program and is required to
prepare a Phase Il Subsurface Investigation. A copy of the Health Department's letter is available as part of the
case record. The project site is not on the Cortese List.

Additional Study - Archeological: Department archeological staff determined that the proposed project would have
no effect on archeological resources.



STEP 7: MODIFICATION OF A CEQA EXEMPT PROJECT

TO BE COMPLETED BY PROJECT PLANNER

In accordance with Chapter 31 of the San Francisco Administrative Code, when a California Environmental
Quality Act (CEQA) exempt project changes after the Approval Action and requires a subsequent approval, the
Environmental Review Officer (or his or her designee) must determine whether the proposed change constitutes a
substantial modification of that project. This checklist shall be used to determine whether the proposed changes
to the approved project would constitute a “substantial modification” and, therefore, be subject to additional

MODIFIED PROJECT DESCRIPTION

Modified Project Description:

DETERMINATION IF PROJECT CONSTITUTES SUBSTANTIAL MODIFICATION

Compared to the approved project, would the modified project:

[] | Resultin expansion of the building envelope, as defined in the Planning Code;

Result in the change of use that would require public notice under Planning Code
Sections 311 or 312;

Result in demolition as defined under Planning Code Section 317 or 19005(f)?

Is any information being presented that was not known and could not have been known
at the time of the original determination, that shows the originally approved project may
no longer qualify for the exemption?

O |0 O

If at least one of the above boxes is checked, further environmental review is required

DETERMINATION OF NO SUBSTANTIAL MODIFICATION

[J | The proposed modification would not result in any of the above changes.

If this box is checked, the proposed modifications are exempt under CEQA, in accordance with prior project

approval and no additional environmental review is required. This determination shall be posted on the Planning
Department website and office and mailed to the applicant, City approving entities, and anyone requesting written notice.
In accordance with Chapter 31, Sec 31.08j of the San Francisco Administrative Code, an appeal of this determination can

Planner Name: Date:
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LAND USE INFORMATION

PROJECT ADDRESS: 1324 POWELL ST
RECORD NO.: 2019-014461PRJ

GROSS SQUARE FOOTAGE (GSF)

Residential GSF 0 23,760 23,760
Retail/Commercial GSF 3,150 3,400 250
Office GSF 2,500 0 0
TOTAL GSF 5650 27,160 21,510

PROJECT FEATURES (Units or Amounts)

Dwelling Units - Affordable 0 3 3
Dwelling Units - Market Rate 0 21 21
Dwelling Units - Total 0 24 24
Number of Buildings 1 1 0
Number of Stories 2 6 8
Bicycle Spaces 0 24 (On-Site) 24 (On-Site)
3 (Off-Site) 3 (Off-Site)
Useable Open Space 0 2,720 2,720

LAND USE - RESIDENTIAL

Studio Units 11 11

Two Bedroom Units 4 4

0

One Bedroom Units 0 7 7
0
0

Three Bedroom Units 2 2
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1324-1326 Powell Street

” San Francisco Planning Commission
IS 1/ September 22, 2021

A

ARCHITECTURE + DESIGN

COMMUNITY ENGAGEMENT

The sponsor conducted the first two rounds of public outreach with the Chinatown community in October
2019 and October 2020 and received no comments or opposition. The Project was scheduled to go
before the Commission on January 7, 2021. On January 6, 2021 the Chinatown Community
Development Center (CCDC) requested a Hearing continuance due to a lack of direct engagement with
their organization, and a lack of neighborhood notices issued in Chinese.

The sponsor subsequently issued notices in Chinese, held another in-person neighborhood meeting in
August 2021 (with a Chinese translator present), and has engaged directly with CCDC on several
occasions. As a result of the engagement, the following revisions were made to the Project:

e Six intergenerational units were added (four 2-bedroom units and two 3-bedroom units)

e The ground floor use was changed to Active Commercial Use to allow for a restaurant use in the
new building

Discussions with the Chinatown Community Development Center are ongoing, in the hopes of gaining
their support in advance of the Hearing.

The Project is supported by the San Francisco Housing Action Coalition (SFHAC) and has received two
stars on the SFHAC report card.

CONCLUSION

The Project will add 24 new units to the City’s housing supply, including 3 on-site inclusionary units. The
Project has engaged in multiple rounds of community outreach and the Project was revised to respond to
the feedback.

We look forward to the September 30th hearing. Please contact me prior to the hearing if | can provide
any additional information.

Sincerely,
P aum il
”

e

Matt Soisson, AIA
Associate Principal, AXIS/GFA Architecture + Design

415.371.1400 x117
msoisson@axisgfa.com
ccC: Charles Enchill, Planner

Mahmoud Larizadeh

Enclosure

20f2
SAN FRANCISCO - LOS ANGELES - BOSTON - HAWAII
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